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RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 15 JANUARY 2009
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2008/0763/P
	New storage building for machinery ancillary to the land
	Kitchen Green Farm

Preston Road, Ribchester

	3/2008/0833/P
	Erection of single garage with door and double open fronted garage on existing hardstanding 
	Swallow Barn

Osbaldeston Lane

Osbaldeston

	3/2008/0869/P
	Agricultural building 
	Horton Grange Farm

Horton in Craven, Skipton

	3/2008/0870/P
	Single storey extension to rear of house.  Garage conversion to bedroom and small utility (Revised application to supersede all previous applications)
	22 Roman Way

Highmoor Park

Clitheroe

	3/2008/0873/P
	Proposed change of use from sunbed/treatment shop to 2 No retail shops including formation of a first floor self contained flat
	82-86 Lowergate

Clitheroe

	3/2008/0889/P
	Proposed sunroom to rear of the property
	Dairy Farm

Longridge Road, Chipping

	3/2008/0890/P
	Retrospective Application for 3 no. Back-lit elevation signs and 2 no. Non-illuminated car park signs 
	Angels Restaurant

Fleet Street Lane

Ribchester

	3/2008/0904/P
	Installation of a pre-constructed externally housed fridge unit including alterations to external SW elevation of 2 shed and installation of chillers/fan units
	Samlesbury Aerodrome

(2 shed)

Myerscough Road

Balderstone

	3/2008/0907/P
	To develop a small piece of land (approx. 807 sq.m; 0.0807ha; 0.199 acres) into an area for 2 no. static caravans to be used as farm workers dwellings for a four-year period (Re-submission)
	Radholme Laund Farm

Cow Ark

	3/2008/0908/P
	Proposed improved vehicular access and cladding to elevations of existing workshop
	Land to the rear of Salcombe

Longsight Road

Clayton-le-Dale

	3/2008/0912/P
	Application for approval of details reserved by condition relating to conditions no. 2 and no. 6 of consent 3/2006/1048/P
	Gamble Hole Farm

Back lane

Newton

	3/2008/0914/P
	Change use of the ground floor accommodation from A1 to B1 to facilitate the relocation of a graphic design business, and retention of self-contained 2 bedroom flat with access via a shared front door and vestibule
	19 Market Place

Longridge

	3/2008/0929/P
	New porch to replace the existing one. Garden room extension, bedrooms in roof space and two-storey extension providing dining room and bedroom
	26 Hillside Drive

West Bradford

	3/2008/0931/P
	One hanging sign to front elevation 
	Stones Financial Ltd

9 May Terrace

Whalley New Road Billington

	3/2008/0932/P
	Demolition of existing garage and rebuild with a double garage, with storage on lower ground floor and upper floor levels
	56 Chapel Hill

Longridge

	3/2008/0935/P
	Bay window extension 
	Northcote Manor

Northcote Lane, Langho

	3/2008/0937/P
	Single storey lean-to rear extension and attached single garage 
	35 Higher Road, Longridge

	3/2008/0942/P
	Installation of an electricity generator plus ancillary equipment in a fence plant compound to recover and utilise gas from the Henthorn Road landfill for the generation of electricity
	Henthorn Landfill Site

Henthorn Road

Clitheroe

	3/2008/0948/P
	Dormer to rear elevation
	5 Beauley Avenue

Simonstone

	3/2008/0951/P
	Discharge of conditions 6, 19, 20 and 26 of outline planning consent 3/2006/0583 with a view to allow construction works to commence for reserved matters planning 3/2008/0374/P which is for new access 
	Canberra Club

British Aerospace

Balderstone

	3/2008/0952/P
	Application for approval of details reserved by condition relating to conditions 6, 19, 20, 21 and 26 of outline consent 3/2006/0583/P with a view to allow construction works to commence for reserved matters planning consent 3/2008/0409/P which relates to the new machining facility 
	Building 610 at 

British Aerospace

Balderstone

	3/2008/0954/P
	New macadam pathway to link existing access gate with existing macadam playground
	St Peter CE Primary School

School Lane

Simonstone

	3/2008/0977/P
	Discharge of condition relating to materials 
	Wythenstocks Barn

Back Lane, Grindleton

	3/2008/0981/P
	Blocking up two internal doorways to return single dwelling to original two dwelling status
	27-29 Pendle Road

Clitheroe

	3/2008/0985/P
	Application for approval of details reserved by condition - relating to conditions 3, 4, 6 and 8 of planning consent 3/2008/0735/P
	Land at rear of 

26 Whittingham Road

Longridge


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0586/P
	Two storey extension to provide integral granny annex
	The Farmhouse

Dean Top

Whalley Road

Simonstone
	Policies G1, H10 and SPG – Extensions and Alterations to Dwellings – detrimental effects upon the appearance of the property itself and the locality in general.



	3/2008/0883/P (CAC) & 3/2008/0882/P (PA)
	Demolition of existing outbuilding and formation of new boundary wall (CAC and PA)
	Station Hotel

King Street

Clitheroe
	The proposal would be harmful to the character and appearance of Clitheroe Conservation Area because of the loss of a prominent, interesting and pleasing historic building, which is contrary to Policy ENV18 of the Ribble Valley Districtwide Local Plan.



	3/2008/0931/P
	Fascia sign to side elevation 
	Stones Financial Ltd

9 May Terrace

Whalley New Road

Billington
	The proposal by virtue of its location is seen as an incongruous element in the streetscene that is thus detrimental to the visual amenity of a predominantly residential area.



	3/2008/0946/P

Cont/

Cont……
	Proposed kitchen and utility room extension
	Myre Fold Barn

Longsight Road

Clayton-le-Dale
	Policies G1, ENV3, H10 and SPG “Extensions and Alterations to Dwellings” – adverse visual impact on character and appearance of barn conversion.



AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0874/N
	Proposed 1 no. 10m high FLI telegraph pole, 3 no. shrouded antennas, 1 no. IBTS streetworks cabinet and ancillary development at corner
	St Paul’s Street and

Edisford Road

Clitheroe




CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2008/0962/P
	Certificate of Lawfulness for a proposed use, for a conversion of garage into additional residential accommodation
	19 Moorland Avenue

Clitheroe


APPEALS UPDATE

	Application No:
	Date Received:
	Applicant/Proposal/Site:
	Type of Appeal:
	Date of Inquiry/Hearing:
	Progress:

	3/2007/1071

C
	2.6.08
	Langtree Homes Ltd

7no. detached dwellings each with associated work unit together with associated infrastructure (resubmission)

Land at Cherry Drive, Brockhall Village, Old Langho
	_
	Hearing held 2 December 2008
	AWAITING DECISION

	3/2007/0911

D
	3.7.08
	Mr & Mrs K Sanderson

Retrospective application for the siting of a mobile home for a three year period for use as a temporary farm workers dwelling

Brookside Farm

Moss Side Lane

Thornley
	_
	Hearing to be held 3.2.09
	

	3/2008/0099

D
	27.8.08
	T Robinson & Sons

Outline application to build a farm workers dwelling (Re-submission)

Former site of Crossbank Laithe

Off Catlow Road

Slaidburn
	_
	Hearing to be held 10.2.09
	

	3/2008/0483

O
	3.9.08
	Mr Ian Wallis

Erection of a single unit polytunnel with dimensions of 15m length x 5.5m width x 3m height, for horticultural use on an agricultural smallholding

Blue Bell Farm

Higher Road

Longridge
	WR
	_
	AWAITING DECISION

	3/2008/0518

D
	3.9.08
	Mr & Mrs P J Robinson

Creation of stable block and access track (Re-submission of 3/2007/1080P)

Land adjacent

Briar Cottage

Knowle Green
	WR
	_
	Awaiting site visit

	3/2008/0242

D
	16.9.08
	Mr & Mrs P Yates

Conversion and alterations to create 6no. apartments and 6no. parking spaces

The Old Mill

Lower Road

Longridge
	WR
	_
	AWAITING DECISION

	3/2008/0496 & 0497

D
	29.9.08 & 30.9.08
	Mr J Houldsworth

One internally illuminated wall mounted sign (at first floor level) and two non-illuminated signs (at eye level)

2-4 Duck Street

Clitheroe
	WR
	_
	Awaiting site visit

	3/2008/0453

D
	9.10.08
	Mrs Kathyrn Thompson

Glass conservatory to rear of dwelling

4 Mount Pleasant

Chatburn
	WR
	_
	Awaiting site visit

	3/2008/0204 & 0272

D
	21.10.08
	Mr D Outhwaite Bentley

Proposed roof alterations and construction of 4no dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access

Mellor Lodge

Preston New Road

Mellor
	WR
	_
	Awaiting site visit

	3/2008/0533

O
	22.10.08
	The Grand at Clitheroe

Retrospective application for three illuminated signs to the front and rear elevations

18 York Street
Clitheroe
	WR
	_
	AWAITING DECISION

	3/2008/0615

D
	23.10.08
	Ribble Valley Luxury Homes Ltd

One additional stone chalet on eastern side of lake

Greenbank Quarry

Old Clitheroe Road

Longridge
	WR
	_
	Site visit 12.1.09

AWAITING DECISION

	3/2008/0597

D
	5.11.08
	Mr Masood Akhtar

Retrospective application for a fascia sign and a projecting hanging sign. Both with static internal illumination

5-in-1 Takeaway

23 Berry Lane

Longridge
	WR
	_
	AWAITING DECISION


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2008/113/E
	E.N
	Unauthorised change of use of agricultural land to domestic garden
	2 Goose Lane Cottages

Chipping


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0295/P
	Proposed detached garden store/workshop
	Kempl Barn

Whalley Road

Clitheroe 

	3/2008/0891/P
	Demolition of conservatory boiler house and detached erection of two storey extensions and alterations
	10 The Dene

Hurst Green

	3/2008/0892/P
	Demolition of domestic garage and construction of holiday cottage in part of side garden
	10 The Dene

Hurst Green


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2008/0808/P
(GRID REF: SD 373099 441745)

PROPOSED INTERNAL ALTERATIONS AND TWO EXTENSIONS AT ABBEYFIELD SOCIETY, UNION STREET, CLITHEROE

	TOWN COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections subject to the new parking area in front of the building being for visitors only, and properly identified as such by appropriate signs.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from nearby residents who object to the application for the following reasons:



	
	1.
	Existing traffic and parking problems in the vicinity of the site will exacerbated as the proposal will increase traffic in the area and insufficient additional parking spaces are proposed, leading to an increase in on-street parking.



	
	2.
	The existing air conditioning system is noisy.



	
	3.
	Early morning deliveries to the care home are a nuisance to neighbours.



	
	4.
	Will the existing utility supplies of electricity and the sewage system be able to cope with the extra demand?



	
	5.
	Is there sufficient demand for the extra places when another local care home has recently closed down?



	
	6.
	Bats used to use the roof space of Abbeyfields, until their access, a ventilation hole, was illegally blocked up.


Proposal

Permission is sought for a scheme of extensions and alterations comprising the following:

1.
An ‘L’ shaped two storey extension onto the south western corner of the building containing three new bed sitting rooms with en suite facilities on each floor (ie 6 new units).

2.
A part two-storey part three-storey extension at the eastern end of the building containing three new bed sitting rooms with en suite facilities on each floor (ie 6 new units) plus a lift, staircase, quiet room, nurse base and sitting room.

3.
The replacement of five roof lights in the front (north) elevation with five pitched roofed dormers with lead sheet external finishes.

4.
The formation of a four space visitors parking area in front of the building.

Site Location

The existing care home is on the south side of Union Street, Low Moor.  It is adjoined to the south and east by allotment gardens and to the west by two residential flats and a building and contractors business premises.  There are residential flats and houses to the north on the opposite side of the road.

Relevant History

3/1990/0283/P – Erection of 28 bed care home with housekeepers accommodation.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration relate to visual amenity, the amenities of nearby residents and highway safety.

The proposed development was the subject of pre-application discussions between the applicant’s agent and the planning officers.  This resulted in the deletion of a number of unacceptable elements of the agent’s initial proposals such as a lift shaft within a tower that projected above the existing roof.  As submitted, the two extensions respect the existing building in terms of design and scale, and they are to be constructed using matching natural stone and natural slates.  The proposed dormers in the front elevation are of an appropriate size and design, and their lead sheet external finish will give them an unobtrusive appearance.

The main front part of the extension at the eastern end of the building is two storyes high.  It is only a small part of the extension at the rear that is three storeysies high, and this is to provide a staircase as an emergency escape route from the existing second floor level accommodation.  This three storey element is no higher than the existing building and would be an unobtrusive element in the street scene.

Overall, with regards to visual amenity, I consider the proposal to be acceptable.

With regards to residential amenity, three letters have been received from nearby residents.  Whilst they refer to existing problems such as noise from ventilation units and early morning deliveries, none of the residents say that either of the proposed extensions or the dormer windows would have any specific detrimental effect on their privacy or general residential amenities.  I consider both extensions and the proposed dormers to be sufficiently far away from any residential property that the overall proposal is acceptable with regards to the consideration of nearby residential amenity.

All three letters of objection refer to existing traffic and parking problems.  Subject to the proposed four new parking spaces in front of the building being for visitors only, and being appropriately signed to that effect, the County Surveyor has no objections to the proposal on highway safety grounds.  I also consider the proposal to be acceptable with regards to this particular consideration.

None of the objections/concerns/questions in points 2 to 5 of the nearby residents letters (as summarised earlier in the report) represent sustainable reasons for refusal of this planning application.  With regards to point 6, a bat survey report by a suitably qualified person was submitted with the application.  This concluded that “no signs or evidence of the presence of bats could be found”.

Overall, I can see no sustainable objections to this application and recommend accordingly that planning permission be granted subject to conditions concerning parking provision.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effects on visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Prior to the first use of the extensions hereby permitted, ten parking spaces shall have been formed and marked out to the satisfaction of the Local Planning Authority in accordance with the layout shown on approved drawing no G(2-)004REVA.  Thereafter, these spaces and their associated manoeuvring areas shall be retained permanently clear of any obstruction to their designated use.


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The four spaces in the proposed new parking area in front of the building shall be for use by visitors only.  Prior to the first use of these spaces, appropriate signs shall have been put in place, in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority, to identify the intended use of the spaces and indicate that staff parking is in the other parking area at the western end of the building.  Thereafter, these signs shall be retained on site permanently to the satisfaction of the Local Planning Authority.


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2008/0832/P
(GRID REF: SD 372791 437592)

PROPOSED ERECTION OF A BUILDING FOR USE AS A CREMATORIUM AND FUNERAL CHAPEL AND CONSTRUCTION OF A CAR PARK AT RIBBLE VALLEY REMEMBRANCE PARK, MITTON ROAD, WHALLEY

	PARISH COUNCIL:
	No observations regarding the building and construction of the car park.  Councillors are, however, mindful of amounts of traffic generated by this proposal and especially the impact on the centre of Whalley.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to the application in principal on highway safety grounds.  Require a condition that the operation of the site will ensure that services do not overlap.  This is to ensure that the arriving cortège has direct access to all the available parking provision.  It would not be acceptable to have any attending vehicles displaced onto Mitton Road.  



	
	It is the nature of the event that there would tend to be a higher than normal proportion of shared trips to the site and this gives the 40 spaces a comparatively higher capacity, consistent with the maximum seating shown within the Chapel.



	
	The provision of two spaces for the mobility impaired should be increased to a minimum of four spaces.  

The access to the site is to be rebuilt, with the boundary wall set back from its existing position and the gate pillars resited.  As indicated on the application drawings, this revised access will provide satisfactory sightlines, a minimum of 90m from 2.4m back from the edge of the carriageway.   This visibility splay or construction and planting must be maintained at a maximum height of 1m.  

The site would not be appropriate for a service that is likely to attract significantly higher numbers in view of the highway implications and such services should be directed to larger facilities elsewhere in the area.  

	
	
	

	ENVIRONMENT AGENCY:
	No objections subject to two conditions and a number of informatives.  



	UNITED UTILITIES:
	No objections to the proposal.



	ENVIRONMENTAL HEALTH OFFICER:
	No objections to the proposal (more details are given later in the report). 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	47 letters have been received from local residents who object to the application for reasons that are summarised as follows:



	
	1.
	There is no need for a crematorium in Whalley as needs are already served by existing crematoria in the locality. 



	
	2.
	The site is too close to houses.  All existing crematoria are well away from residential areas. 



	
	3.
	All existing crematoria are well served by motorways or dual carriageways which can cope with a high number of vehicles descending on them at once at regular times.  The local highway network around the site, however, is inadequate for the proposed development.  The proposed will therefore be severely detrimental to highway safety and to the free flow of traffic in the vicinity of the site.  A condition that services do not overlap would be ineffectual in practice.  Other crematoria plan for services not to overlap but it is not possible to control how long people and their cars remain after a service.  A condition that a service that is likely to attract significantly higher numbers should be redirected to a larger facilities elsewhere within the area in view of highway implications would also be ineffectual in practice.  



	
	4.
	The large volume of traffic associated with the proposed use will also cause of noise and pollution nuisance to residents on the main roads in the locality.  

 

	
	5.
	A crematorium should not be built in a rural area.



	
	6.
	A more realistic site in a more rural setting must be available.  



	
	7.
	A crematorium should not be built near houses because they emit harmful substances such as mercury.  The up to date mercury abatement equipment is 90%-98% efficient.  Up to 10% mercury emissions is unacceptable in the vicinity of an estate of over 800 people.  There would also be harmful effects of contamination on the local farming community.  



	
	8.
	The design of the building is not appropriate to the locality.



	
	9.
	Once built the crematorium will create very few jobs, it is not essential to the local economy and does not warrant the use of Green Belt land.



	
	10.
	As the application is submitted by a company registered in the Isle of Man, it would be immune from any enforcement action should such action be necessary in the future.



	
	11.
	Local property values would be adversely affected.  


Proposal

The application proposes the erection of a building for use as a crematorium and funeral Chapel.  The existing cemetery will continue to be used as a cemetery.

As originally submitted, it was proposed that 42 parking spaces would be formed within the existing woodland between Mitton Road and the cemetery; and for the proposed building to be sited on the western half of the cemetery.  The Countryside Officer, however, had serious concerns about the effects of that scheme on the trees within the woodland.  The scheme was therefore amended by plans received on 11 December 2008.  

As now proposed, a car park of 40 spaces (including two disabled spaces) is to be formed outside the woodland on the western edge of the cemetery adjoining the two existing small Chapel of Rest buildings that are to be retained.  The proposed building (the design of which has also been substantially altered from the original submission) will now be sited in the north eastern corner of the existing cemetery.  

As now proposed, the building is single storey, ‘L’ shaped in form, and effectively comprises four sections with different roof heights.  Its overall length is approximately 41.5m and its maximum width (including the open covered canopy at the entrance) is approximately 22.5m.  The ridge heights of the various sections of the building range from approximately 5.5m to approximately 9m.  

The proposed external materials comprise facing bricks and artificial slates.  

An existing mature oak tree (that is a very good specimen) will be retained in order to provide a feature for the establishment.  Subject to appropriate protection during construction works, the Countryside Officer is satisfied that this tree can be retained without harm.

Site Location

The application relates to the existing cemetery (originally associated with Calderstones Hospital) on the east side of Mitton Road to the north of the main settlement of Whalley and east of the Calderstones Park housing development.  The existing entrance into the site and the woodland immediately adjoining that entrance are also within the application site.  The War Memorial site at the eastern end of the cemetery is shown as land also within the applicant’s ownership, but is not part of the proposed development site.  

To the south, the site is adjoined by a dismantled railway line and open fields, whilst it is also adjoined by open fields to the north and east.  There are no residential properties on Mitton Road immediately opposite the site access, although there are houses to the south on the opposite side of the former railway line.  

In terms of its designation in the Local Plan the site is within the open countryside but it is not Green Belt.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

This application has resulted in the receipt of 47 letters of objection from local residents.  The two main objections made in those letters relate to nuisance and highway safety problems associated with the volume of traffic that would be generated by the proposal;  and fears about serious consequences for the health of local residents as a result of emissions to the atmosphere including mercury.  Some residents also consider the site to be inappropriate for the proposal because it is in the open countryside, whilst others (conversely) consider that it is too close to residential properties and that a more remote location further into the countryside would be more appropriate.  I consider that these matters represent the relevant issues for consideration in the determination of this application.  

With regards to the issues of highway safety and volume of traffic, the comments of the County Surveyor are reported in full earlier in the report.  He has no objections in principle to the proposal subject to a number of conditions.  In the event of planning permission being granted, conditions would be imposed relating to the access improvements and the satisfactory provision and retention of parking spaces (including four disabled spaces).   His suggested conditions to prevent services overlapping and requiring services to be directed elsewhere if significantly higher numbers are likely to attend would, in my opinion, be difficult to monitor and enforce.  However, I consider it likely that services would, in any event, be organised so that they did not overlap, and services likely to be attended by more than 40 cars would be very rare.  Overall, in relation to this particular issue, I consider the proposal to be acceptable.  

With regards to the fears about mercury emissions to the atmosphere, the Environmental Health Officer has made two representations about this application.  He initially commented as follows:

“I have no objections to this development.  

I note that the applicants have received the appropriate application forms and advice for a permit under the Environmental Permitting (England and Wales) Regulations 2007.

Discussions with other crematoria indicate that they operate without complaints regarding noise or odour.  The applicant indicates that four services per day are to be expected.  These can be expected to take place between mid morning and early afternoon, with the cremators working to the end of normal office hours.  

I do not, therefore, anticipate that this development will give rise to nuisance complaints.”

Numerous objection letters were then received raising this concern (amongst others) and the Council became aware that literature on the matter was being distributed to local households.  The Environmental Health Officer was therefore requested to comment specifically on this issue, which he did as follows:

“In response to the anti crematorium campaign the information being distributed is out of date.  All crematoria are permitted under the Local Authority Pollution Prevention Control regime and are operated to meet standards published in 2006 by DEFRA in Process Guidance Note PG 5/2(04).  

In addition all new crematoria have to be built with both dioxin and mercury abatement equipment.  The mercury abatement equipment is between 90 and 98% efficient.  

At the end of 1999 approximately 70% of the total number of deaths in the UK resulted in cremation.  This averages out at seven cremations per day for each crematorium.”

In short, this fear of local residents is covered by other legislation that will ensure that there would be no serious health risks resulting from this development.  This would not, therefore, represent a legitimate or sustainable reason to refuse this planning application.  

The third issue relates to the location of the site.  Firstly, it must be remembered that the site is an existing cemetery.  The proposed building is therefore related to the existing use of the site.  The site is within the open countryside outside any settlement boundary, but it is relatively close to the settlement of Whalley and also other local settlements, including Clitheroe.  It is therefore in a sustainable location and would avoid the need for local residents to have to travel greater distances to other crematoria such as at Pleasington.  

Policy G5 of the Local Plan states that outside the main settlement boundaries and the village boundaries planning consent will only be granted for small scale developments that fall into one of the five categories, two of which are as follows:

1.
developments that are essential to the local economy or the social well being of the area;

2.
other small scale uses appropriate to a rural area which conform to the policies of the plan.

Whilst it possibly could not be argued that this low employment generating use was essential to the local economy, I consider that, by avoiding the need to travel to more distant facilities, it would contribute positively to the social well being of the area.  As it is unlikely that suitable sites for this use would be available within settlements, and as a more remote rural location would be unsustainable, and the building would be more obtrusive in the landscape, I consider the proposal to represent a small scale development that is appropriate to this particular site within the open countryside.  

With regards to more detailed consideration, I consider the size, height and design of the building to be appropriate for its use, and I do not consider that it would have a detrimental effect on the appearance of the locality.  I consider the proposed external materials of facing brick and artificial slate to be appropriate subject to precise details being first submitted to and approved by the Local Planning Authority.  The building would be well screened, especially from Mitton Road, by existing mature trees.

Overall, I can see no sustainable objections to this application.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate development for this site that would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.  

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 11 December 2008.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No development approved by this permission shall be commenced until such time as a scheme for the provision and implementation of a surface water regulation system has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON:  To reduce the increased risk of flooding and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

4.
The development hereby permitted shall not be commenced until such time as a scheme for the disposal of foul drainage to the package treatment plant has been submitted to, and approved in writing by, the Local Planning Authority.  No part of the development shall be brought into use until the scheme has been implemented as approved.


REASON:  To prevent pollution of controlled waters and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

5.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible, the retention of existing trees, have been submitted to and approved in writing by the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or in part, and shall be maintained thereafter for a period of not less than five years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to the commencement of any site works a tree protection monitoring procedure, including a time scale for site visits and remedial tree works shall be agreed in writing with the Local Planning Authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 (Trees in Relation to Construction) the details of which shall be agreed in writing.  This shall include details of the measures for physical protection of the root protection zone for the Oak tree identified T117 in the arboricultural survey.  


All physical protection measures shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no impermeable surfacing shall be constructed within the protection zone.


No tree surgery or pruning shall be implemented without prior consent, which will only be granted when the Local Authority is satisfied that it is necessary, will be in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor


REASON:  In order to ensure that all retained trees are protected against the adverse effects of development and to ensure that a specimen Oak of significant visual amenity value is protected by the proposed development; and in order to comply with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.  

7.
Prior to the first use of the building hereby permitted, a minimum of 40 parking spaces (including a minimum of four disabled spaces) shall be provided to the satisfaction of the Local Planning Authority.  Thereafter, these spaces and their associated manoeuvring areas shall be kept permanently clear of any obstruction to their designated purpose.


REASON:  In the interest of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

8.
Prior to the first use of the building hereby permitted, the existing entrance into the site shall be amended as shown on drawing number 08014/3RevD in order to provide satisfactory sightlines a minimum of 90m from a point 2.4m back from the edge of the carriageway.  Within this visibility splay any walls, fences or planting shall not exceed 1m in height, and nothing in excess of that height shall be allowed to remain within the splay.


REASON:  In the interest of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal Consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purpose is unlikely to receive Consent,  without full mitigation for loss of flood storage and habitats.


Under the terms of the Water Resources Act 1991, the prior written Consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water, including groundwater via soakaways, and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such Consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters). 

2.
Surface water run off from this site should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.  Surface water run-off can be attenuated through the use of sustainable drainage systems (SUDS) and we advocate their use.  SUDS represent a range of techniques including soakaways, infiltration trenches, permeable pavements, grassed swales, ponds and wetlands that attenuate the rate and quantity of surface water run-off from a site and contribute to a reduced risk of flooding.  They also offer other benefits in terms of promoting groundwater recharge, water quality improvement and amenity enhancements. 


Part H of the Building Regulations 2000 sets out a hierarchy for a surface water disposal which encourages a SUDS approach.  Further information on SUDS can be found in the following documents:


PPS25 Annex F


PPS25 Practice Guide


CIRIA C522 document Sustainable Drainage Systems – design manual for England and Wales


CIRIA C697 document SUDS manual


The Interim Code of Practice for Sustainable Drainage Systems


The Interim Code of Practice provides advice on design, adoption and maintenance issues and a full overview of other technical guidance on SUDS and is available on both the Environmental Agency’s website (www.environment-agency.gov.uk) and CIRIA’s website (www.ciria.org.uk) 

APPLICATION NO:  3/2008/0877/P
(GRID REF: SD 375535443062) 

PROPOSED NEW HEALTH FACILITIES COMPRISING THREE STOREY BUILDING, CAR PARK AND ACCESS AT LAND ADJACENT TO CLITHEROE HOSPITAL, CHATBURN ROAD, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	I have no objections to this application on highway safety grounds. 

I have no objection to the method used and the subsequent calculations detailed in the Transport Assessment regarding trip generation and distribution. On this basis, there is no reason to anticipate that traffic generated as a consequence of the health facilities, Phase 1 of the proposed developments on this site, will have a significant detrimental impact on the capacity and safe operation of the immediate local highway infrastructure.

	
	 All roads and junctions in the immediate vicinity of the development are operating comfortably within their capacity and can accommodate the levels of traffic envisaged as a result of this application.

The LCC parking standards have been applied appropriately in this instance and the maximum parking provisions indicated are acceptable. 

The design of the vehicular access to the medical facility is satisfactory. Visibility splays of 90m from 2.4m back from the edge of carriageway can be achieved from within the development frontage and all planting and construction within these splays can be maintained at or below 1.0m in perpetuity. I would recommend extending the 30mph Speed Limit from the existing transition point to the east of Green Lane to the Pimlico Link Road roundabout. This is consistent with recent speed surveys and including the accesses to both the residential and medical developments within the lower limit would enhance road safety for all road users.

	
	
	

	
	I would recommend extending the 30mph Speed Limit from the existing transition point to the east of Green Lane to the Pimlico Link Road roundabout. This is consistent with recent speed surveys and including the accesses to both the residential and medical developments within the lower limit would enhance road safety for all road users.The secondary access to the medical facility to Pimlico Link Road is to be maintained for the use of mortuary vehicles and Mobile Medical Units (MMU) and must under no circumstances become an alternative means of ingress or egress to the site for any other user. I am not prepared to place a figure on the number of movements to be permitted from this access, as this will be determined by the specific day to day requirements identified on site.


	
	A clearly identified location within the medical site should be identified for pedestrians crossing to the main building. This should be identified on an amended site plan and an accompanying design detail should also be provided. This plan should also show the location of all proposed drop kerbs, from the junction with Chatburn Road and through the rest of the site.



	
	The secure parking area for motorcycles and cycles appears to impinge on the available footway width and is particularly unfortunate as this side of the entrance offers good access to a nearby bus stop and is likely to attract significant footfall. I would suggest that the siting of these secure facilities be reconsidered.

	
	I have no objection to the proposed Phasing of the development outlined in the application, with the construction and completion of the new health facilities being followed by the demolition of the exiting hospital and subsequent progress on the residential development.
Travel Plan framework successfully addresses the main aims of producing a document that identifies areas where improvements can be made and provides a realistic framework for the monitoring of targets and steps towards verifiable progress.
The role of the Traffic Plan Coordinator (TPC) is vital to the success of any plan and I would suggest that the appointed person should liaise with Jane Swindlehurst (01772-532415) at Lancashire County Council.


	
	The site is accessible on foot from the town centre and from adjacent scheduled bus stops on Chatburn Road. The existing infrastructure also supports access by cycle from the town, nearby villages and the Lancashire Cycle Route.
A number of scheduled bus services are situated close to the proposed site entrance on Chatburn Road. Improvements to the existing facilities, in terms of both the level of service and the street furniture, could be achieved. This would enhance the overall service and encourage greater uptake of the public transport mode to this site.
The residential layout, as shown in D3/08/0878, will have no direct impact on the operation of and access to the proposed medical facilities.  


	
	However, there are a number of additional measures that would benefit highway safety and would look to be funded from by the Applicant through a Section 106 Agreement. I have identified specific highway items that would require an appropriate Developer Transport Contributions in the region £45,000. 

1.  The introduction of a 30mph Speed Limit on Chatburn Road, extending from the existing transition point to the east of Green Drive for a distance of approximately 420m in an easterly direction to the roundabout at Pimlico Link Road.

2.
Interactive signing on Chatburn Road at the new Speed Limit transition point identified above, in order to reinforce the 30mph Speed Limit. 


	
	3.  The provision of additional warning/information signs and road markings to identify the location of a focus for increased turning movements to the improved health facilities.
4.  There have been no collisions involving personal injury during the last five years, 31 August 2003 to 1 September 2008, within 50m of the vehicular access to the site. Therefore, no physical highway engineering works are proposed on the immediate approaches from Chatburn Road 
5. 
 Improvements to the existing bus stops and approaches on Chatburn Road. This could include items such as street furniture and the provision of suitable pedestrian links. 


	
	6. 
No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to and approved by the Local Planning Authority in consultation with the Highway Authority. This is in order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.


	TRAVEL PLAN:


	A Framework Travel Plan has been submitted with this application, a commitment to develop a Final Travel Plan within 6 months of 1st occupation should be conditioned within a S106 agreement for the development. 

The Final Travel Plan should take into account of current NHS guidance on Travel Planning and carbon reduction. 

The Final Travel Plan would need to include the following as a minimum.

Appointment of a Travel Plan Co-ordinator 

Agreed targets for the Travel Plan 

Details of cycling/pedestrian links to and through the site

Provision of secure, covered cycle parking in line with Regional parking standards

Details of public transport links to Clitheroe town centre

Details of car parking management; car parking spaces to be in line with Regional car parking standards

Action plan of measures to be introduced to promote and encourage travel by sustainable modes, and appropriate funding for measures to be implemented.

Agreement to survey all staff, patients and visitors within 2 months of first occupation of the site

Details of arrangements for monitoring and review of the Travel Plan



	
	Many of these actions are contained in the Framework Travel Plan, but to ensure delivery of the actions the Implementation schedule in Appendix A of the Plan must be adhered to. 



	UNITED UTILITIES:
	No objection to the proposal provided the site is drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the soakaway/watercourse/surface water sewer and may require the consent of the Environment Agency. If surface water is allowed to be discharged to the public surface water sewerage system we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities. 

No observations received. 



	ENVIRONMENT AGENCY:
	We OBJECT to the proposed development as submitted on the following grounds:-

 
A culverted watercourse flows through the site. The Flood Risk Assessment (FRA) submitted with the application does not make any provision to divert the culvert, therefore it is assumed that the proposed new building is built over the existing culvert.  

Development over culverts is not considered good practice as it will restrict access for future restoration and/or repair.  It could also increase flood risk by disturbing the existing structure, increasing the likelihood of blockage and/or failure.  We cannot control any development over the existing culvert, but any proposed diversion will require the prior written Consent of the Environment Agency under Section 23 of the Land Drainage Act 1991. 

To overcome our concerns, the applicant must demonstrate that the watercourse can be satisfactorily diverted around the footprint of the proposed building.  We feel this matter should be agreed before the granting of any planning permission.  If your Council is minded to approve this application, despite our objection, we would draw your attention to paragraph 26 of PPS25 and allow us to make further representations. 



	
	I refer to the above application, and your e-mail received earlier today notifying us that you are minded to a recommend approval of this application despite our objection.

As stated previously, a watercourse crosses the site and it has not been demonstrated that it can be diverted around the proposed development.  To ensure a satisfactory means of development, if you are minded to approve this application despite these concerns, we recommend that any subsequent approval is conditioned as follows:-



	
	CONDITION  Prior to the commencement of development, details of a scheme for the diversion of the culverted watercourse flowing through the site shall be submitted to and approved by the Local Planning Authority.  Such details shall demonstrate that there will be no built development over the diverted watercourse and shall include the route, size, materials, depth, levels and method of construction.  The works shall be constructed and completed in accordance with the approved plans.

REASON  To ensure a satisfactory form of development and in the interests of land drainage.


	
	CONDITION  No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.

REASON  To reduce the increased risk of flooding by ensuring the provision of a satisfactory means of surface water disposal.

CONDITION  No development approved by this permission shall be commenced until a scheme for the provision and implementation, of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans. 

REASON  To reduce the increased risk of flooding.
The application as submitted is also accompanied by the following reports:-

- Phase I Desk Study – Clitheroe Hospital, Clitheroe (Ref:  40370), Ian Farmer Associates, June 2008

- Phase II Site Investigation – Clitheroe Hospital, Clitheroe (Ref: W08/40370-2), Ian Farmer Associates, July 2008

We have reviewed the reports with respect to controlled waters only.  For the most part, we concur with the assessments and their conclusions.  However, we note that the desk study identifies concrete tank structures in the northern part of the site.  These are not referred to as a potential source of contamination, or mentioned anywhere in the subsequent site investigation report.  We would recommend that more detail regarding these tanks is submitted, with the reasons why they were not targeted for investigation.  If no detail is forthcoming, then the following condition may be appropriate:



	
	CONDITION  The concrete tank structures identified in the Phase I Desk Study undertaken by Ian Farmer Associates for Clitheroe Hospital, Clitheroe (June 2008; Reference 40370) represent potential sources of contamination that have not been considered in the site investigation.  If, during development, contamination associated with these tanks not previously identified is found to be present then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination shall be dealt with.



	
	REASON To ensure that the development complies with approved details in the interests of the protection of controlled waters.



	COUNTY PLANNING OBLIGATION OFFICER:
	Reiterates comments in relation to travel plan, highway contributions but also considers that there may be a need for further financial contributions in relation to biodiversity issues.  Development proposals should avoid biodiversity resources and if necessary compensation measures should be incorporated in the scheme.



	FOUR NORTH WEST:
	No observations received at the time of preparing this report. 



	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	Two letters of representation have been received which raise the following issues:

	
	1.
	The land proposed for the development has no designated planning status and is bordered by the existing Clitheroe hospital site and an employment zone.



	
	2.
	Considers the appropriateness of this development adjacent to the housing area as it would not sit comfortably with the residential environment.  Visually the building is inappropriate and would dominate the local landscape.   



	
	3.
	Contrary to Government policy on sustainability and the proposal makes no attempt to redevelop the existing hospital.   



	
	4.
	Consider that the existing hospital could be redeveloped without the need for rebuild.  



	
	5.
	Queries the traffic impact assessment and advocates that the Council should carefully consider the validity of such assessment.  



	
	6.
	The development would destroy an important local building. 


Proposal

This application which can be considered on its own merits and determined accordingly also relates to the current application to demolish  the existing hospital and erection of 52 residential units.  

The scheme is for a new build of a three storey hospital approximately 6100m2 floor space.  It will also consist of a new access point from Chatburn Road as well as a secondary access point from Pimlico Road which is not to be opened to the general public.  The scheme details 87 parking spaces which include 10 disabled spaces.  There are four motorcycle spaces and nine cycle spaces.  There are also spaces for ambulance and healthcare service vehicles and an area designated for mobile medical units.  

The proposed building incorporates corporate facilities and there are currently 32 bed inpatient ward, physiotherapy area, day care and rehabilitation section, diagnostics, special care dentistry, health section, out-patient suite, retinal screening, paediatric and minor surgery treatment facilities.  In total there are 14 consulting rooms which are proposed to cater for PCT accommodation.  In addition, it is proposed that two mobile medical unit pods are accommodated within the site to cater for the visiting PCT services.  

The main access to the site is via Chatburn Road and it is in the form of a priority junction and it should be used for staff patients and visitors.  The access is located approximately 77m from Chatburn Road and Pimlico Link roundabout.  The existing stone wall fronting Chatburn Road would be removed to provide a 2.4m x 70m visibility splay in both directions.  The proposed Pimlico link access is in the form of a right turn ghost island facility priority junction and access would be limited to mobile medical units and mortuary vehicles only.  

It should be noted that further to the opening of the community health facilities if the application is approved, it is proposed that the existing Clitheroe hospital is to be demolished and that the existing east central Chatburn Road access points would be closed.  

In relation to the parking areas, part of the site is punctuated by landscaping and there is to be some new planting within the parking spaces.  

The building is a three storey complex with a central open courtyard at the rear of the building and a glass atrium linking the two main wings.  The floorspace of the building is 6100m2 with the maximum size of each wing approximately 81m x 15m and 71m x 15m with the buildings linked by the glass atrium which measures approximately 35m x 7m.Although the building is predominantly with 3 storey with a height to eaves of approximately 12m each wing has a single storey flat roof building at the rear.  The main site entrance to the hospital would be from Chatburn Road with the entrance to the building in the link building.  The open area at the rear becomes an enclosed courtyard space which would be looked on to from the patients bedrooms.   

The proposed materials for the building include a mixture of pitched face natural stone, ashlar stone and powder coated cladding with the roof to be a metal standing seam.

Site Location

The site is located adjacent to the existing hospital and has a road frontage on to Chatburn Road and Pimlico Link Road. To the north of the site is Deanfield industrial park. The site is within the settlement boundary of Clitheroe and approximately 1.5 km from the centre of Clitheroe. The land is agricultural.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV24 - Renewable Energy.

Policy T2 - Road Hierarchy.

RSS DP1 spatial Principles

RSS DP7 Environmental Quality

RSS Policy RDF2

PPS1- Delivering sustainable development

PPS22- Renewables

PPS23- Development of Land affected by contamination

PPS25- Development and Flood risk

PPG13 -Transport

PPG24- Planning and Noise

PPS 25 -Development and Flood Risk

Environmental, AONB, Human Rights and Other Issues

The key issues that need to considered in the determination of this proposal relate to the appropriateness of its location, highway safety, landscape and visual impact and any residential amenity issues.

Residential amenity

I am satisfied that as this building is situated divorced from any existing dwellings that the proposal would not have an adverse impact on amenity issues such as loss of light. I am aware that there is an application for the demolition of the existing hospital and the erection of residential units and I do not consider this proposal would cause demonstrable to any of the proposed residential units as there is sufficient distance and landscaping between the two sites. 

In a wider remit of residential amenities of the community this needs to be addressed in consideration as to whether the site is in a sustainable and suitable location.  

Highway safety and other highway matters

It is clear from the consultation response that the proposal would cause no significant harm to highway safety. The scheme has been the subject of significant pre application advice and the junction arrangement has been modified to take account of the initial views. The visibility splay is in accordance with the relevant guidelines. 

In relation to trip generation regard should be given to the fact that the existing hospital is in a similar location and although there may be some increase in vehicular movements the road capacity is sufficient to accommodate the additional traffic movements.

In relation to the larger mobile medical units these would utilise the access off Pimlico Link Road and would arrive at non peak times so as to minimise any traffic conflict.

Landscape and Visual Impact

The proposal has been the subject of a detailed arboricultural report and  the subject of discussion with the councils countryside officer. The building has been located to minimise any tree loss and the existing hedgerow on Pimlico Link Road is retained to soften the impact of the building as well as the Mobile Medical units. There is some additional planting on the Chatburn Road frontage as well as some shade planting on the proposed car park areas.

The proposed building is of a considerable height and would be a readily visible building as you enter Clitheroe from the link road.

It is a modern replacement building which does not replicate the existing hospital.

In assessing the visual impact it is important to have regard to its location and the wider landscape both built and natural. In the vicinity the building could be seen against the backdrop of the industrial estates as well as the larger employment buildings.

The bulk of the building has been broken up with the use of a mixture of materials. I consider that the use of natural stone is important and reflects the materials of the existing hospital. The amount of glazing also helps up to break up the mass of the building.

To conclude I recognise that this building will be readily visible I consider that the building having regard for the need for it to be functional that its visual impact is acceptable.

Locational issues

In examining the locational issues it is important to have regard that the existing hospital is in the same proximity. It may be the case that a preferred site would be in a more central location but this application needs to be assessed accordingly.

The scheme seeks to broaden the range of services that are currently undertaken in the existing hospital. The new location would also allow large mobile medical units to visit.

The site is within the existing settlement boundary of Clitheroe and well served by buses and easily accessed by private vehicles and as such the location of the new building complies with relevant local, regional and national planning policies.

Other issues

I note the concerns of the objector and consider the issues have been addressed in the report. In relation to the demolition of the existing hospital this needs to be considered when the housing application is determined.  I note the issues from the Environment Agency and slthough I recognise their concern regarding the culvert, it is likely to be possible to direct the culvert at the developers expense.

Members may be aware that there is still an ongoing consultation process with the PCT and the community. I am aware of this and do not consider the determination of this application should be delayed to await the separate consultation process which really relates to facilites and not the building itself.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development that would not adversely effect visual and residential amenities nor highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The development hereby permitted shall be in accordance with the landscaping scheme and arboricultural report submitted with the application.  


The landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to and approved by the Local Planning Authority in consultation with the Highway Authority. This shall be implemented in accordance with a timescale agreed by the Local Planning Authority. 


Reason. In the interest of highway safety and to comply with Policy G1 of the District Wide Local Plan.

4.
At least 10% of the energy supply of the development shall be secured from decentralised and renewable or low carbon energy sources.  Details and a timetable of how this is to be achieved including details of physical works on site, shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall be implemented in accordance with the approved timetable and retained as operational thereafter, unless otherwise agreed in writing by the Local Planning Authority.


REASON: In order to encourage renewable energy and comply with national guidance on climate change and Policy G1 of the Districtwide Local Plan.

5.
This permission shall relate to the Travel Plan dated October 2008.  A final Travel Plan shall be submitted to the Local Planning Authority within 6 months of the first occupation of the building and thereafter implemented to the satisfaction of the Local Planning Authority.


REASON: In order to encourage sustainable transport and to compy wiyh Policy G1 of the Districtwide Local Plan.

6.
Prior to the commencement of development, details of a scheme for the diversion of the culverted watercourse flowing through the site shall be submitted to and approved by the Local Planning Authority.  Such details shall demonstrate that there will be no built development over the diverted watercourse and shall include the route, size, materials, depth, levels and method of construction.  The works shall be constructed and completed in accordance with the approved plans.


REASON: To ensure a satisfactory form of development and in the interests of land drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
The proposed temporary means of access shall form part of an agreed S.278 Agreement.  Before the health facilities are declared operational, the secondary access must be reduced in scope to agreed dimensions and appropriate for its limited use as stipulated by the Local Planning Authority.


Reason. In the interest of highway safety and to comply with Policy G1 of the District Wide Local Plan.

8.
No development approved by this permission shall be commenced until a scheme for the provision and implementation, of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans. 


REASON: To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
The concrete tank structures identified in the Phase I Desk Study undertaken by Ian Farmer Associates for Clitheroe Hospital, Clitheroe (June 2008; Reference 40370) represent potential sources of contamination that have not been considered in the site investigation.  If, during development, contamination associated with these tanks not previously identified is found to be present then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination shall be dealt with.


REASON: To ensure that the development complies with approved details in the interests of the protection of controlled waters in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTES

1.
Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal Consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive Consent, without full mitigation for loss of flood storage and habitats.
2.
Contaminated soil that is excavated, recovered or disposed of, is controlled waste. Therefore, its handling, transport, treatment and disposal is subject to waste management legislation, which includes:

 

i)  Duty of Care Regulations 1991

ii)  Hazardous Waste (England and Wales) Regulations 2005

iii)  Waste Management Licensing Regulations 1994 (as amended)

iv)  Pollution Prevention and Control Regulations (England and Wales) 2000

v)  Landfill (England and Wales) Regulations 2002

 


Developers should ensure that all contaminated materials are adequately characterised both chemically and physically, and that the permitting status of any proposed off site operations is clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to avoid any delays.

3.
The applicant is advised that off site works including temporary access need to be incorporated in an agreed S.278 Agreement.

APPLICATION NO: 3/2008/0894/P
(GRID REF: SD 377844 446744)

PROPOSED LOFT CONVERSION AND EXTENSIONS AT SIDE AND REAR (RE-SUBMISSION) AT RIBBLE VIEW, SAWLEY

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who objects to the application on the following grounds:



	
	1.
	This small bungalow and the plot on which it stands was never intended as a large family home.



	
	2.
	The applicants park their vehicles on the single track lane that serves the property and four properties beyond it, forcing vehicles including tractors onto the banking on the opposite side of the lane. The proposal will exacerbate this problem and the Council should insist on a double garage with off-road parking for another two vehicles.




Proposal

Previous application 3/2008/0336/P sought permission for a number of extensions and alterations to this semi-detached bungalow.  This included a pitched roofed garage with dimensions of approximately 5.5m x 7.1m attached to the side of the property, plus dormer windows in the front and rear elevations.  No objections were seen to the attached garage but the multitude of dormer windows were considered to be detrimental to the appearance of the Conservation Area and the Area of Outstanding Natural Beauty.  Planning permission was therefore refused for that reason.

This application seeks to overcome the objections to the previous application.  The scheme includes an attached garage of similar plan dimensions to that previously proposed but it now has front and rear facing gables in order for two bedrooms to be provided above the garage.  An extension is proposed on the rear elevation (facing the road) that also has a gabled elevation in order to provide a utility room with a bedroom above, partly within the roof space of the existing bungalow.

A further bedroom and a bathroom would also be provided within the existing roof space, and these would be illuminated by roof lights in the front elevation (facing the river).

The existing bungalow has rendered walls and a blue slate roof.  The walls of the extensions would be a mixture of natural stone and matching render and matching roof slates would be used on the roofs.

Site Location

Ribble View is a semi-detached bungalow on the west side of a lane that serves a group of five properties (including the application site) plus a number of farm properties.  Its front elevation faces the River Ribble, whilst the rear elevation faces the lane.  The bungalow is adjoined to the north by the other half of the pair of properties and to the south by a detached house.

The site is within the settlement boundary of Sawley and is also within the Conservation Area and the Area of Outstanding Natural Beauty.

Relevant History

3/2008/0336/P – Loft conversion with pitched roofed dormers and attached double garage.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

As a response to the objections to the recently refused proposal, this scheme does not include any dormer windows, with the first floor accommodation being provided with light by windows in gables and roof lights.  I consider the appearance of this new proposal to be acceptable with regards to its effects on the appearance of the property itself and also upon the character of the Conservation Area and the AONB.  It would also not have any detrimental effects on the amenities of any of the immediate nearby residents.

With regards to the objection from the owner/occupier of a property further down the private lane, I would comment firstly that, until its recent demolition, there was a detached single garage at this property, the front elevation of which was right on the edge of the lane.  This application represents an improvement on that situation by providing a double garage which is set further away from the lane.

The applicants agent has provided a written response to this objection.  She considers that the objection has probably been caused by there being a skip on site used whilst renovation work has been carried out, necessitating cars being parked on the road.  She comments that the bungalow has not been in residential occupation for some considerable time and the car parking experienced recently by neighbours reflects the fact that work is being carried out on the building rather than representing the usual parking characteristics of the property when in residential occupation.

I would also advise Members that the recently refused proposal showed the same level of parking provision as now proposed and inadequate parking was not stated as a reason for refusal of that previous scheme.

Finally, on this issue of parking, the County Surveyor has expressed orally that he has no objections to this application.

Overall, I can see no objections to this application which, in my opinion, has satisfactorily addressed the objections to the previously refused proposal.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0902/P
(GRID REF: SD 375386 442270)

CONVERSION OF BARN INTO LIVING ACCOMODATION. SEE PREVIOUS APPLICATION 3/1997/0692/P AT TWIN BROOK FARM, UP BROOKS, CLITHEROE, LANCASHIRE, BB7 1PL.

	TOWN COUNCIL:
	The Town Council has raised no objections to the scheme.



	LCC COUNTY SURVEYOR:
	No highway objections to the proposed application.



	ENVIRONMENT AGENCY:
	No objection in principle to the proposed development but we would recommend that the developer incorporates measures to reduce flood risk and damage.



	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from nearby neighbours who wish to raise the following points of objection in regards to the proposal:

· The access road to the agricultural land would be along Up Brooks Lane.

· There is already a satisfactory access road to the land from Lincoln Way.

· Up Brooks is a small narrow lane approx. 11 ft in places with no footway and poor lighting, and it meets Lincoln way at a very busy junction.

· The Lane is already carrying too much traffic and this application may make it even worse due to the use of the Lane by farm vehicles and machinery.

· No concerns regarding the alterations to the barn.

· Concerns regarding possible future access to the golf range land to the rear of the site from Up Brooks Road, as there may be issues with excess traffic on the road.



	
	· Concerns regarding proposed new access around the building for a new farm access.




Proposal

The application seeks permission for the use of a converted barn attached to an existing dwelling off Up Brooks, Clitheroe, into a separate dwelling with its own garden area. This building was granted permission in 1997 for its conversion to living accommodation, however it was strictly for the manager of the driving range to the rear of the site, as well as storage for driving range machinery. This application seeks its use as a separate dwelling without any ties to the now closed driving range.

Site Location

The site is located within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2001/0406/P – Erection of a Conservatory - Granted.

3/1997/0692/P – Barn and shippon conversion for living accommodation for golf driving range manager and storage of driving range machinery – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”

Policy L4 of the Regional Spatial Strategy.
Environmental, AONB, Human Rights and Other Issues

Twin Brook Farm lies within the settlement boundary of Clitheroe, as designated within the Districtwide Local Plan. The application seeks permission for the use of a converted barn attached to an existing dwelling off Up Brooks, Clitheroe, into a separate dwelling with its own garden area. This building was granted permission in 1997 for its conversion to living accommodation, however it was strictly for the manager of the driving range to the rear of the site, as well as storage for driving range machinery. This application seeks its use as a separate dwelling without any ties to the now closed driving range. Given the location of the building within the Clitheroe settlement boundary, the normal criteria by which the Council would assess barn conversions, in terms of location, are not appropriate in this instance. However, the following other key issues concerning this application must be considered which include the principle of the development, the visual impact of the conversion, any potential impact on the amenity of the nearby neighbouring properties by virtue of the proposed conversion and any potential impact on highway safety.

With regards to the principle of the development, the Council has been operating a policy of housing restraint in recent times given the oversupply of housing the borough had when measured against the target set in Policy 12 of the Joint Lancashire Structure Plan 2001 – 2016, which has now been superseded by the Regional Spatial Strategy. As a result, and in accordance with Policy L4 of the RSS, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for one new residential unit within Clitheroe, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore, I am satisfied the principle of development is in accordance with plan policy.

With regards to the visual impact of the scheme, more specifically in regards to the conversion of the building, it is considered to be a detailed and sympathetic conversion, which reflects and pays due regard to the original form and character of the building. Initially there were concerns regarding the proposed curtilage of the residential unit however, following discussions with the applicant and the submission of an amended red edged plan, the curtilage has been reduced in size (to that outlined by the red edge shown on the site plan), and this is considered to be much more acceptable. As such, the scheme is considered to have no significant visual impact on the character of the property.
With regards to any potential impact on the amenity of neighbours, it is considered that due to the distance between the building and the adjacent neighbouring properties, there is considered to be no impact on the amenity of the adjacent properties.

Finally, in regards to the schemes potential impact on highway safety, the LCC County Surveyor has no objections to the scheme from a highway safety point of view. There has been some concern regarding a potential agricultural access around the site, and the impact of this on highway safety. However, as this is outside the application site it cannot be considered as part of the scheme.

Therefore, whilst I note the concerns of the objectors, I do not consider there will be any undue harm caused. As such, whilst I am mindful of the points of objection, it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on the amenity of the nearby neighbours, have no significant visual impact and no significant impact on highway safety. As such, the application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The residential curtilage of the property approved by this permission shall be implemented in accordance with the amended red edged site plan received on the 8 December 2008. The red edge on this plan shall be the limit of the residential curtilage of this site.


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

3.
No works can begin until the survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.


REASON:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1, H2, H16 and H17 of the Ribble Valley Districtwide Local Plan.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

6.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with approved plans.


REASON:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
No building material or rubbish must find its way into the watercourse.

2.
The granting of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath 6a in the parish of Clitheroe abuts the site.

3.
The Wildlife and Countryside Act 1981 protects specified flora and fauna.  The Act also covers:


Nature Conservation


Countryside


Public Rights of Way


Your attention is drawn to the possibility that bats or barn owls use this building as a roost.  We would advise you to check this as destroying or damaging the roost would contravene the Wildlife and Countryside Act 1981. 


Please either ring David Hewitt, the Countryside Officer, on 01200 414505 or The Species Protection Officer, English Nature, North West Regional Office, Blackwell, Bowness-on Windermere, Cumbria, LA23 3JR, Telephone 015394 45286.

4.
Please note the comments received from the Environment Agency who recommend that the developer incorporates measures to reduce flood risk and damage as advised in the Department for Communities and Local Government publication ‘Improving the Flood Performance of New Buildings’.

APPLICATION NO: 3/2008/0941/P
(GRID REF: SD 370236 436948)

PROPOSED ERECTION OF NEW DOUBLE GARAGE AND ALTERATION OF EXISTING CURTILAGE BUILDINGS TO CREATE RESIDENTIAL ACCOMMODATION AT THE OLD ZOO, BROCKHALL VILLAGE

	PARISH COUNCIL:

LCC Highways
	Objects to this application as it is an amounts to the creation of an additional building on a site we believe has already gone over its quota.

No objection to the development of this single unit qithin the Brockhall Village development.  This will take the residential position above the previously agreed maximum of 231 units, but as there is an exiting use at this location, it does not warrant any further comment or objection on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One objection which states there is no legal access to the property from Tuscany Drive. Concern over danger to children during construction process and that any access for this purpose should be via the Old Zoo with the access reopened.


Proposal

The application relates to an existing curtilage building at The Old Zoo.  It is ‘L’ shaped in form and is mainly single storey, but with a central two storey section.  The ground floor presently comprises three garages, a furniture store, a glass house, kitchen, changing room and mess room, with the smaller first floor accommodation comprising two offices, a store room and toilets.

Permission is sought for the conversion of the building to form an independent dwelling rather than ancillary to the Old Zoo.

On the ground floor the garages and furniture store would become a lounge and two bedrooms; the glasshouse would become a kitchen/diner and utility room; and the mess room, changing room and kitchen area would become a formal dining room and lobby.  On the first floor, there would be two further bedrooms (one with en suite facilities) and a bathroom.

With the exception of the replacement of the existing garage doors with doors and windows, the proposal involves little alteration to the elevations of the existing building.

Planning permission is also sought, however, for single storey extensions in the form of a small link between the kitchen diner (former glasshouse) and the rest of the unit, and a flat roofed, brick built double garage attached to the east side of the kitchen diner.  Access to the garage would be from the cul-de-sac head of Tuscany Grove, utilising an existing vehicular access and driveway.

Site Location

The existing curtilage building occupies the eastern part of the curtilage of The Old Zoo and is adjoined to the south and east by houses in Provence Avenue and Tuscany Grove and to the north by the commercial property, Ashwood.

Relevant History

3/1998/0125/P – Family house with children’s wing.  Approved subject to conditions and a Section 106 Agreement.

3/1999/0767/P – Substitution of house type to show ancillary buildings, swimming pool and tennis court.  Approved subject to conditions.

3/1999/0768/P – Revised route for private access.  Approved.

3/1999/0769/P – Employ, 214 houses etc. Approved with S106

3/2008/0150/P - Proposed erection of new double garage and alteration of existing curtilage buildings to create ancillary residential accommodation at The Old Zoo, Brockhall village.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Environmental, AONB, Human Rights and Other Issues

There are four issues in the consideration of this application.  They relate to the effects of the proposal upon the appearance of the locality; its effects upon the amenities of any nearby residents; and impact of an additional dwelling and highway safety and capacity of highway network. Regard should be given to the fact the design changes have been approved under a previous application.

With regards to the first issue, as previously stated, the proposal involves little change to the external appearance of the existing building.  The proposed link is very small and would have no effects of the appearance of the locality.  The proposed brick built flat roofed garage would not, in my opinion, detract from the appearance of the building (which already contains flat roofed and mono-pitched sections) or from the appearance of the wider locality.  It would be visible from the cul-de-sac head of Tuscany Grove, but it would be perfectly in context with the existing building.

The building is very well screened from the adjoining residential properties, and the existing and proposed window positions are also such that there would be no seriously detrimental effects upon the privacy of adjoining residents.  The proposed garage is on considerably lower ground and the adjoining dwelling in Tuscany Grove and would adjoin the side elevation of that property.  As such, I do not consider that the garage would have any seriously detrimental effects on the amenities of the occupiers of that nearest residential property.

I note the concern of the Parish Council in relation to housing numbers and that the quota as per the relevant master plan consent has been met. In this instance the site is within what has been defined as residential and although the additional unit may result in one extra unit I do not consider that this would cause demonstrable harm. In considering this scheme it should be noted that there was always a residential element in the Estate Office. The original restriction was partly related to highway infrastructure issues and on the basis that the county surveyor does not object; it would be difficult to resist this proposal.

The original permission for The Old Zoo (3/1998/0125/P) was subject to a Section 106 Agreement in which the owner covenants with the Council ‘not to allow the dwelling, the subject of the development to be used or occupied other than as a single residential unit’.  The plan attached to the Agreement included the land to which this current application relates.  Although there have been several subsequent planning applications relating to the overall site/property of The Old Zoo, the restriction has remained in force.  It should be noted that if this application was approved it would still be necessary to submit a formal application to modify the Section 106 agreement.

Within the context of this particular property, I consider the proposal to represent an appropriate and acceptable use of this existing building which would not have any harmful effects upon the locality or its residents.  

Overall, subject to appropriate conditions, I consider this proposal to be acceptable, and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1.

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The applicant is reminded of the Section 106 Agreement dated 31 July 1998 which relates to the whole of the curtilage of The Old Zoo, including the land affected by this planning application, and in which the site owner covenants with the Council ‘not to allow the dwelling, the subject of the development to be used or occupied other than as a single residential unit’.  That Agreement remains in force.

APPLICATION NO:
3/2008/0950
(GRID REF: SD 374229 441349)

ERECT A SATELLITE DISH (90CM) TO REAR OF 40/42 WHALLEY ROAD AND CHANGE OF USE FROM RETAIL (A1) TO BETTING SHOP (A2) (GROUND FLOOR ONLY) AT 34/36 WHALLEY ROAD, CLITHEROE 

	PARISH COUNCIL:
	No comments or observations received at the time of writing this report.



	ADDITIONAL REPRESENTATIONS:


	One letter of objection has been received from a firm of solicitors on behalf of Greenacre Street Garage regarding the original plans submitted which raises the following;

· The proposal to erect a satellite dish to the rear of 34/36 Whalley Road Clitheroe cannot proceed, as it encroaches entirely over the property within the registered title of our Client, which owns the whole of the land up to the rear wall of the property.

	COUNTY SURVEYOR (LCC):
	No objections in principle to the application.




Proposal

Permission is sought for the change of use of the ground floor of No. 34/36 Whalley Road from retail to a betting shop and the erection of a satellite dish to serve the betting office approx. 90cm in diameter attached to an approx. 3.5m pole, with bracket, to be fixed to the rear of 40/42 Whalley Road Clitheroe. 

Site Location

Part of the application for change of use relates to No. 34/36 Whalley Road which is the end terraced property currently used as retail premises on the ground floor, to the north of which is Mearley Street and to the rear is the site of Greenacre Garage. The other aspect of the application for the erection of a satellite dish relates to the rear of No. 40/42 Whalley Road, which is within this set of terraced properties.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact I consider that the change of use of the ground floor of 34/36 Whalley Road and the siting of the satellite dish to the rear of 40/42 Whalley Road will have minimal visual impact upon the locality. 

With regards to the effects of the proposal upon neighbouring residents, as there is a mixture of uses within the vicinity of the proposals I do not consider that the use of the ground floor of 34/36 Whalley Road as a betting office will significantly add to any noise or any other disturbance to the detriment of residents within the immediate locality. I also consider that the proposed opening hours are also appropriate to the use of the premises. 

I note the comments made by the solicitors acting on behalf of Greenacre Garage with regards to the positioning of the satellite dish. After discussions with the applicant the siting of the dish has been amended from the rear of 34/36 Whalley Road to the rear of 40/42 Whalley Road. The owners of both 34/36 & 40/42 Whalley Road have advised that they have no objection to the siting of the dish on the rear of 40/42, which will project beyond the rear wall over land, which is in their ownership, rather than that of the owners of Greenacre Garage. Therefore I consider that initial concerns regarding the siting of the satellite dish and land ownership have now been addressed.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 1 December 2008.


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments in the interest of safeguarding residential amenity.

APPLICATION NO:
3/2008/0973/P
(GRID REF: 360041, 437100 SD) 

PROPOSED ERECTION OF SINGLE STOREY REAR KITCHEN EXTENSION AT 5 WHITTINGHAM ROAD, LONGRIDGE, PRESTON, PR3 2AA.

	TOWN COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following concern:

Noise and disturbance caused by the proposed work.


Proposal

The application seeks permission for the erection of a single storey extension at the rear of the property between the existing double storey outrigger and the boundary with no. 7 Whittingham Road.  Dimensions of the proposed extension would be approximately 3.5m x 1.95m x 2.5m to the gutters and 3.3m to the highest point.  The proposed works would create an additional 17m² of floorspace.  All materials will match the existing property.

Site Location

The application site is located on the south side of Whittingham Road, approximately 60 meters from Stonebridge roundabout.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG - – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this proposal are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact, the scale, size and design of the proposed single storey extension is acceptable and would not dominate the existing property considering its subordinate scale and lean to roof, neither would it have a detrimental impact on the street scene due to being at the rear of the property and concealed by the existing boundary walls.  

With regards to the potential impact of the proposal upon no.7; the elevation nearest to the neighbouring property will be blank therefore there will be no privacy issues caused.

Therefore, bearing in mind the above comments, and while I am mindful of the points of objection raised by the neighbour, I consider the scheme to comply with the relevant policies and as such recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it

have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0975
(GRID REF: 373336, 440839 SD) 

PROPOSED FIRST FLOOR SIDE EXTENSION. RESUBMISSION AT 37 KENILWORTH DRIVE, CLITHEROE, LANCASHIRE, BB7 2QN

	PARISH COUNCIL:
	No comments or observations received at the time of writing this report.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the neighbour at the rear who wishes to raise the following points of objection:



	
	1.
	Concern over noise from the playroom.



	
	2.
	No objections if the room was changed to be a bathroom/ wet room at the rear and a playroom at the front as the noise would not affect us.



	
	3.
	Plans do not detail use of ground floor.



	
	4.
	This extension will fill the gap between the existing property and the boundary and will have an impact on the light and as the sun sets in that direction it will affect our garden.



	
	5.
	Concerned that an indoor playroom of that size would be used by large numbers of children not just the family.


Proposal

Previously planning permission was sought for a first floor extension at the side of the property on red brick stilts with double doors at the rear and a balcony extension projecting approximately 1.9m from the rear.  The open area at ground floor level will be used as a carport.  This application was refused because of the adverse impact on residential amenity that would have been caused as a result of the balcony.
The balcony had been deleted and a bedroom window inserted.  The additional accommodation will create a carport at ground floor level and a wet room and games room at first floor level.  The proposed two storey extension has maximum dimensions of approximately 7.6m x 3.1m x 6.8m to the ridgeline, which is approximately 100mm less than the height as the existing ridge.  The extension has been set back from the front of the property by approximately 0.3m.  Materials to be used will be red brick and grey roof tiles to match those of the existing property.  

Site Location

The application relates to a two-storey semi detached property on Kenilworth Drive, located of Henthorn Road, within the main settlement of Clitheroe.   Bungalow properties exist at the rear and side. 

Relevant History

3/2008/0494 – First floor extension with balcony.  Refused

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG - – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this proposal are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact the scale, size and design of the proposed two-storey extension is acceptable and would not dominate the existing property or have a detrimental impact on the street scene due to the orientation of surrounding properties.  The extension has been set down from the main ridge by approximately 100mm and set back from the font build line by approximately 310mm.  Conifer trees exist along the boundary with number 39 Kenilworth Drive and these trees are to remain.

With regard to residential amenity, the main issue with the previous application was the potential impact on neighbouring properties that the proposed first floor balcony would have.  The properties at the rear and side are bungalows, and although there is some overlooking of the properties directly at the rear, as existing, the creation of a balcony projecting from the rear of the property by a further 1.9 meters would have seriously affected the privacy of those neighbours by directly overlooking into the gardens and bedrooms of the properties at the rear.  The balcony area has been deleted on the resubmitted application, addressing the previous concerns.  The double doors have been changed to a window and it is considered that the affect of the additional window will be no worse than existing.  Although I note the neighbour’s objections regarding potential noise pollution and the use of the room, the Committee should be aware that the proposal is for a domestic extension in a residential area and we are unable to control the use of rooms, as long as they are being used for residential purposes.  

Therefore, bearing in mind the above comments, and while I am mindful of the points of objection raised by the neighbour, I consider the scheme to comply with the relevant policies and as such recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it 

have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0983/P
(GRID REF: SD 354886 435306) 

PROPOSED DEMOLITION OF EXISTING DWELLING AT BLUE SLATES, SUNNYSIDE AVENUE, RIBCHESTER, PR3 3ZE.

	PARISH COUNCIL:
	No comments or observations received at the time of writing this report.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received at the time of writing this report stating the following:

· Demolition of the existing bungalow would not be in-keeping with the adjacent bungalow properties.


Proposal

Conservation Area Consent is required for the demolition of the existing bungalow property.

Site Location

The application relates to a detached bungalow property within Ribchester Conservation Area on the corner plot of Sunnyside Avenue with Fort Avenue.  The boundary of the conservation area wraps round the curtilage of the property.

Relevant History

3/2007/0102/P – Single storey extension to side of property and loft conversion providing three bedrooms and two bathrooms with dormer windows to both elevations.  Approved.

3/2008/0219 - Proposed alterations and extension of existing dwelling (amendments to approval 3/2007/0102/P).  Approved.

Relevant Policies

Policy G1 - Development Control

Policy ENV16 - Development Within Conservation Areas

Environmental, AONB, Human Rights and Other Issues

The matters for consideration is whether the loss of the building would preserve or enhance the Conservation Area.

Blue Slates is a simple detached bungalow occupying a corner plot at the edge of Ribchester Conservation Area.  The building has no architectural merit and it is not classified as a building of Townscape Merit on the Conservation Area Appraisal maps.  This property is at the very edge of the Conservation Area and is considered to have a neutral impact on the Conservation Area.  

I have checked the historic Ordnance Survey maps from 1847 and 1893 and the building is not shown on the maps, and therefore has no historic value.  It is also noted that the Ribchester Conservation Area Appraisal makes no reference to the building making a positive contribution to the Conservation Area.  

Considering the building has a neutral impact on the Conservation Area and has no architectural merit, I therefore conclude that its loss would not be harmful to the character and appearance of Ribchester Conservation Area, thus I recommend the application favourably.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant visual impact or adverse affect upon the setting of the Conservation Area.

RECOMMENDATION: That Conservation Area Consent be allowed.

1.
The works of demolition hereby authorised shall not be carried out before a contract for the  works of redevelopment of the site has been made, and planning permission has been granted for the redevelopment for which the contract provides.


REASON: To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan as the demolition of the building should only occur as and when development is imminent in the interests of visual amenity.

APPLICATION NO:
3/2008/1000/P
(GRID REF: 374464, 437642 SD) 

PROPOSED FORMATION OF SIDE WINDOW ABOVE THE GARAGE AT 3 CLARKEWOOD CLOSE, WISWELL, LANCASHIRE, BB7 9BX

	PARISH COUNCIL:
	No observations or comments have been received at the time of writing this report. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbour expressing the following concerns:

· The proposed window will look directly onto the window of the objector’s master bedroom and the neighbour states that this proposal will seriously impinge on his privacy.

· The objector considers that the provision of this window would result in a devaluation of his property.  

· The neighbour feels there are other options to provide natural light into the proposed new room and requests these be considered.


Proposal

Permission is sought to insert a first floor window in the gable of the detached property.  The window will be obscure glazed and non-opening.

Site Location

The property is located at the edge of the village boundary, on Clarkewood Close off Cunliffe Lane, as defined in the Ribble Valley Districtwide Local Plan.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG - – “Extensions and Alterations to Dwellings”

The Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008

Environmental, AONB, Human Rights and Other Issues

The main issue to consider with this proposal is the potential impact on neighbouring residential amenity.

The neighbour that the window would look directly onto the window of his master bedroom expressed concern, as did the Council, about the negative impact on residential amenity.  As a result the Agent has submitted amended plans stating the window will be obscure glazed and be non-opening, therefore addressing the concerns raised.   The amended proposal has also inserted a roof light in the rear roof slope as a means of escape in the event of fire. 

The Committee should be aware that as amended, the proposal constitutes permitted development under Schedule 2, Part 1, Class A.3(b) of the Town and Country (General Permitted Development) (Amendment) (No.2) (England) Order 2008.  However, I see it as unreasonable to insist that the window cannot be opened at all, and it is considered that restricted window openings to not more than 45° would not impinge on the residential amenity of the adjacent neighbour.  The Council could use a condition to achieve this, which would address the concerns raised.

Therefore, bearing in mind the above comments, I consider the amended scheme to comply with the relevant policies and as such recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it 

have an adverse visual impact.

RECOMMENDATION:  That planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 19th December 2008.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
The works hereby approved shall be constructed with its southern elevation window obscure glazed, and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


REASON:  In order to protect nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2008/1012/P
(GRID REF: SD 375850 436170)

PROPOSED:
THE APPLICANT WISHES TO MODIFY THE DEED OF MODIFICATION DATED 11 OCTOBER 2000 BY THE DELETION IN THE FIRST CLAUSE OF THE REFERENCE TO HOLIDAY ACCOMMODATION AT GREENBANK FARM, WHALLEY ROAD, SABDEN

	PARISH COUNCIL:
	No representations have been received at the time of the report preparation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

This is an application for the modification of a planning obligation.  In 1995 planning permission was granted for the erection of five self contained cottages for tourist accommodation (3/1995/0146/P).  That permission was subject to a Section 106 Agreement dated 22 August 1995 that restricted the use of the cottages by the following clause:

“Not to allow the cottages the subject of the development:

1.
to be occupied as permanent residential dwellings or to be occupied or let other than as holiday accommodation;

2.
to be occupied for more than forty-two days by any one person or group of persons”.

That Agreement was itself modified by a Deed of Modification dated 11 October 2000.  As modified, the existing restrictions on the use of the cottages are as follows:

“Not to allow the cottages the subject of the development:

1.
to be occupied as permanent residential dwellings or to be occupied or let other than as holiday accommodation, and

2.
to be occupied for more than three calendar months by any one person or group of persons”.

This current application seeks to modify the Deed of Modification dated 11 October 2000 by the deletion in the first covenant of any reference to holiday accommodation so that the covenant would read “to be occupied as permanent residential dwellings”.  The second covenant would not be changed and would remain in force.

Site Location

The site is in a rural location within the Forest of Pendle Area of Outstanding Natural Beauty on the east side of Whalley Road approximately one mile outside the settlement boundary of Sabden.  The six properties form a group with the original dwelling, Greenbank Farm, and a barn conversion dwelling, but are otherwise surrounded by open fields.

Relevant History

3/1995/0146/P – Proposed five self-contained cottages for tourism accommodation.  Approved with conditions.

3/2000/0411/P – Change of use of garage into single bedroom holiday cottage.  Approved with conditions.

3/2007/0954/P – Change of use of holiday cottages to retirement accommodation.  Withdrawn.

3/2008/0728/P – Proposed change of use of holiday cottages to retirement accommodation.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

Members may recall that application 3/2008/0728/P for the change of use of the holiday cottages to retirement accommodation was refused by Committee on 7 October 2008 for the following reasons:

1.
The proposal, as it does not seek to provide affordable housing to meet an identified local need, represents an inappropriate form of residential development in the open countryside, which would cause harm to the settlement strategy as laid out in the Ribble Valley Districtwide Local Plan.  Such an application without sufficient justification is considered contrary to Policies G5 and H20 of the Local Plan.

2.
If allowed the development would set a dangerous precedent for the acceptance of other similar proposals without sufficient justification which would render more difficult the implementation of the established planning policies of the Council.

The applicants reasons (as stated on the application form) for submitting this current application are as follows:

1.
Economic.  I wish to widen our marketing base.

2.
Since our original permission in 1995, a further 341 holiday cottage permissions have been granted.  This has severely affected our business.

To modify the restrictions as requested by the applicant would give the impression that the cottages were actually being removed from the stock of tourist accommodation.  Rather than deleting the reference to holiday accommodation, I consider that it would be preferable to leave this as an option, but not as the only option.  I consider that the first covenant should therefore be changed so that the whole clause would be as follows:

“Not to allow the cottages the subject of the development:

1.
to be occupied as permanent residential dwellings or to be occupied or let other than as holiday accommodation or as short term lets.

2.
To be occupied for more than three calendar months by any one person or group of persons”.

In this way, the units would still remain available as holiday lets, but the applicant would have more scope in his marketing of the units without them becoming permanent residences.  As such, the suggested modification of the existing planning obligation would not be contrary to Policies G5 and H20 of the Local Plan.

SUMMARY OF REASONS FOR APPROVAL

The proposed modification of the planning obligation would not result in the creation of permanent residential dwellings and would therefore not contravene Policies G5 of H20 of the Local Plan, nor would there be any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION:  That permission be granted for the modification of the existing planning obligation in the terms set out in the report.

APPLICATIONS IN ‘OTHER’ CATEGORIES

APPLICATION NO: 3/2008/0919/P (LBC)
(GRID REF: SD 374247 441648)

PROPOSED ERECTION OF CCTV CAMERAS TO THE EXTERNAL ELEVATIONS OF CLITHEROE CASTLE MUSEUM, CASTLEGATE, CLITHEROE

	TOWN COUNCIL:
	Object on the grounds that the proposal will be in contravention of Policy ENV21 and that the appearance of the cameras will be detrimental to this historic park.

	
	
	

	ENGLISH HERITAGE:
	Do not wish to offer any comments on this occasion.  Recommend that application be determined in accordance with national and local policy guidance, and on the basis of Ribble Valley Borough Council specialist conservation advice.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Listed building consent is sought for the siting of three CCTV cameras and associated fibre optic and power conduits and junction boxes on the Grade II listed Castle Museum buildings.  One camera is to replace an existing camera on the north corner of the three storey historic building.  The other cameras are to be located on the south corner of the three storey historic building and the south west corner of the historic building formerly occupied by the North West Sound Archives.

The information submitted states that the CCTV cameras will be mounted on “swan neck” brackets attached to the inside of the parapet walls.  These are designed to swing back towards the building to allow safe maintenance.  It is acknowledged that the cameras and brackets will be visible, including the north corner camera which will be more prominent as a result of its elevation in height to above the parapet wall, but this is to ensure clear lines of sight and to act as a visible deterrent.  Conduiting is to be hidden as far as possible on the inside of parapet walls involving minor damage to historic fabric.

Site Location

Clitheroe Castle and its site is a scheduled monument.  The scheduling states that a number of features are excluded.  These are all buildings other than the Keep and the curtain wall, all post mediaeval walls and railings, all notice boards, a war memorial, all toilet blocks, all seats and benches, all greenhouses and the surfaces of all paths and access drives; the ground beneath all these features is included.  The Keep and curtain walls is also Grade I listed, and the outbuilding/stable block and museum buildings are Grade II listed.  The castle and its grounds appear on the English Heritage register of historic parks and gardens at Grade II.   This area is also designated as an essential open space (Policy G6) in the Ribble Valley Districtwide Local Plan.

Clitheroe Castle Knoll is a Lancashire County Biological Site.

Relevant History

3/2007/0039/P – Alteration and extension of Grade II listed museum and outbuilding incorporating restoration of existing buildings and localised alteration – to improve access and form physical link into the new building.  New building linking the existing buildings together and providing accessible entrance facilities.  External re-landscaping and remodelling of 3240m2 site within the curtain wall of Castle site enabling greater public access.  All works are aimed to keep the museum buildings in public use and ensure financial viability of the facility.  Listed Building Consent granted by the Secretary of State on the 31 July 2007.

3/2006/1047/P – Restoration of existing listed museum and outbuilding incorporating new build link building.  External re-landscaping and remodelling of 3240m2 site within curtain wall of Castle site enabling greater public access.  Planning permission granted 2 August 2007.

3/2001/0897/P – Proposed erection of 10 columns to take CCTV cameras within Clitheroe Town Centre and Castle grounds.  Deemed permission under general regulations 1992.  Granted 12 February 2002.

3/2001/0834/P – Fixing of CCTV camera and smoked glass housing to north corner of Clitheroe museum building at roof level.  Listed building consent granted 7 March 2002.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV15 - Areas of High Archaeological Potential.

Environmental, AONB, Human Rights and Other Issues

Under Section 82 of the Planning (Listed Buildings in Conservation Areas) Act 1990 and Regulation 13 of the Regulations, Listed Building Consent applications by a Local Planning Authority in relation to its own land are to be made to the Secretary of State.  However, the Government Office for the West Midlands (National and West Midlands Planning Case Work Team) have asked that the Borough Council process this application and forward its recommendations.

The main considerations in the determination of this Listed Building Consent application are the desirability of preserving the Grade II listed buildings, their setting and any features of special architectural or historic interest which they possess.

In my opinion the security provided by the scheme outweighs the harm to the character and setting of the listed buildings.  Whilst I am mindful of the comments of Clitheroe Town Council, I believe the impact of the modern additions relates to the character and setting of the listed buildings, rather than to the historic park and garden.

SUMMARY OF REASONS FOR  SUGGESTED APPROVAL

The proposals have an acceptable impact upon the listed buildings.

RECOMMENDATION: That listed building consent application be supported, subject to the following conditions, and this be conveyed to the Secretary of State.

1.
Full specifications, including size and surface finish, of the CCTV equipment be submitted to and approved by the Local Planning Authority before their use in the works.

2.
Full specifications of CCTV equipment location, indicated by means of annotated elevation photographs, be submitted to and approved by the Local Planning Authority before their use in the works.

APPLICATION NO: 3/2008/0926/P (LBC)
(GRID REF: SD 374247 441648)

PROPOSED RETROSPECTIVE APPLICATION FOR ROOF VENTILATION ON THE NEW LINK BUILDING AT CLITHEROE CASTLE, CASTLEGATE, CLITHEROE

	TOWN COUNCIL:
	Object on the grounds that the proposals will be in contravention of Policies ENV14, 16 and 21.

	
	
	

	ENGLISH HERITAGE:
	Do not wish to offer any comments on this occasion.  Recommend that application be determined in accordance with national and local policy guidance, and on the basis of Ribble Valley Borough Council specialist conservation advice.

	
	
	

	SOCIETY FOR THE PROTECTION OF ANCIENT BUILDINGS:
	Have asked whether the roof vents are visible from the surrounding parkland.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Retrospective listed building consent is sought for the retention of three ventilation units on top of the new link building between the Grade II listed museum and former North West Sound Archive buildings.

The units are monodraught 700mm diameter circular natural vents.  They are painted grey and stand approximately 0.8m above the link buildings green Sedum flat roof.

Site Location

Clitheroe Castle and its site is a scheduled monument.  The scheduling states that a number of features are excluded.  These are all buildings other than the Keep and the curtain wall, all post mediaeval walls and railings, all notice boards a war memorial, all toilet blocks, all seats and benches, all greenhouses and the surfaces of all paths and access drives; the ground beneath all these features is included.  The Keep and curtain walls is also Grade I listed, and the outbuilding/stable block and museum buildings are Grade II listed.  The Castle and its grounds appear on the English Heritage register of historic parks and gardens at Grade II.  This area is also designated as an essential open space (Policy G6) in the Ribble Valley Districtwide Local Plan.

Clitheroe Castle Knoll is a Lancashire County Biological Site.

Relevant History
3/2007/0039/P – Alteration and extension of Grade II listed museum and outbuilding incorporating restoration of existing buildings and localised alteration – to improve access and form physical link into the new building.  New building linking the existing buildings together and providing accessible entrance facilities.  External re-landscaping and remodelling of 3240m2 site within the curtain wall of Castle site enabling greater public access.  All works are aimed to keep the museum buildings in public use and ensure financial viability of the facility.  Listed Building Consent granted by the Secretary of State on the 31 July 2007.

3/2006/1047/P – Restoration of existing listed museum and outbuilding incorporating new build link building.  External re-landscaping and remodelling of 3240m2 site within curtain wall of Castle site enabling greater public access.  Planning permission granted 2 August 2007.

3/2001/0897/P – Proposed erection of 10 columns to take CCTV cameras within Clitheroe Town Centre and Castle grounds.  Deemed permission under general regulations 1992.  Granted 12 February 2002.

3/2001/0834/P – Fixing of CCTV camera and smoked glass housing to north corner of Clitheroe museum building at roof level.  Listed building consent granted 7 March 2002.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV15 - Areas of High Archaeological Potential.

Environmental, AONB, Human Rights and Other Issues

Under Section 82 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Regulation 13 of the Regulations, Listed Building Consent applications by a Local Planning Authority in relation to its own land are to be made to the Secretary of State.  However, the Government Office for the West Midlands (National and West Midlands Planning Case Work Team) have asked that the Borough Council process this application and forward its recommendations.

The main considerations in the determination of this Listed Building Consent application are the desirability of preserving the Grade II listed buildings, their setting and any features of special architectural or historic interest which they possess.  I have been advised by the project architect that the roof vents have been installed because the original proposals, to incorporate ventilation within a part louvered façade (terrace), would have disrupted this element of the link building.  In my opinion the revised scheme is acceptable.

I am mindful of the objection of Clitheroe Town Council and of the issue raised by the Society for the Protection of Ancient Buildings but do not believe the works to have significant impact upon the scheduled monument and its setting, the character or appearance of Clitheroe Conservation Area or the character of the historic park and garden.

SUMMARY OF REASONS FOR SUGGESTED APPROVAL

The proposals have an acceptable impact upon the listed buildings.

RECOMMENDATION: That listed building consent application be supported and this be conveyed to the Secretary of State.
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